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OTHER AGENCY / ADVISORY GROUP INVOLVEMENT: 
The project was referred to: Public Works, Environmental Health, Agricultural Commissioner, CAL FIRE, 
General Services, HEAL SLO, Avila Valle Advisory Council, Cal Trans, City of San Luis Obispo, and Native 
American Heritage Commission 

TOPOGRAPHY: 
Moderately Sloping  

VEGETATION: 
Grasses, ornamental, oak trees 

PROPOSED SERVICES: 
Water supply: Well 
Sewage Disposal: On-site septic 
Fire Protection: CAL FIRE 

ACCEPTANCE DATE: 
N/A 

 

 

DISCUSSION 
Frank Mazzone is requesting an amendment to the San Luis Bay (Inland) Area Plan of the Land 
Use Element to change the land use category from Agriculture (16.74 acres) to Residential 
Rural.  A Planning Area Standard is also proposed which will limit any future subdivision to two 
parcels and prohibit secondary residences.   
 
The project site is located at 6505 M onte Road, San Luis Obispo on t he east side of Highway 
101 at the intersection of San Luis Bay Drive and Monte Road, approximately 3 m iles south of 
the C ity of  San Luis Obispo, in t he San Luis Obispo Sub Area North o f the San Luis Obispo 
Planning Area. 
 
The site is moderately sloping and vegetated with non-native grasses and scattered oak trees. 
Improvements on s ite i nclude a 6, 000 s quare f oot pr imary r esidence, a 1, 200 s quare foot 
secondary residence with an attached garage, an old homestead built in the 1900s which is now 
used for storage, a barn and other accessory structures. 
 
PROJECT HISTORY 
On September 23, 2014, the Board of Supervisors authorized the processing of the applicant’s 
request to amend the San Luis Obispo Sub Area North of the San Luis Obispo Planning Area of 
the Land U se E lement by  c hanging t he l and us e c ategory on a  16.74-acre p arcel f rom 
Agriculture to Residential Rural and t o limit any future subdivision to two parcels and pr ohibit 
secondary residences.  
 
AUTHORITY 
The Land Use Element sets forth the authority by which the General Plan can be amended. The 
following f actors should be considered by the Commission and the Board in making their 
decision, pursuant to the Land Use Element: 
 

a.  Necessity.  Relationship t o ot her ex isting Land U se E lement pol icies, i ncluding t he 
guidelines for land use category amendments, to determine if those policies make the 
proposed amendment unnecessary or inappropriate. 

 
b. Timing.  Whether the proposed change is unnecessary or premature in relation to the 

inventory of  s imilarly des ignated l and, t he amount and nat ure o f s imilar r equests, and  
the timing of projected growth. 

 
c. Vicinity.  Relationship of the site to the surrounding area to determine if the area of the 

proposed c hange s hould be ex panded or  r educed i n or der to c onsider s urrounding 
physical conditions.  These may include resource availability, environmental constraints, 
and carrying capacity for the area in the evaluation. 
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d. Cumulative effects of the request.  Individual property owner requests for changes are 
evaluated i n view of  existing bui ld-out, c urrent popul ation and r esource c apacity 
conditions, and other important information developed as part of the update process.  

 
 
MAJOR QUESTIONS 
The proposed General Plan amendment raises the following major questions: 
 

1. Is t he r equest c onsistent w ith app licable Land  U se E lement pol icies relating t o t he 
purpose and character statements for the requested Rural Residential land us e 
category? 

 
2. Does the request represent a logical location for Rural Residential land use category? 
 
 

GENERAL PLAN CONSIDERATIONS AND CONSISTENCY 
Guidelines for Land Use Category Amendments 
In determining whether to approve a proposed land use category amendment, the Planning 
Commission and B oard of  S upervisors m ay c onsider, but  s hall not  be l imited t o, t he c riteria 
listed in Exhibit C. These criteria include consistency with existing goals and policies in the 
General Plan, consistency with the applicable purpose and character statements, compatibility 
with the character of the general area, convenient access to a r oad system in the area that is 
adequate to accommodate the traffic generated, and in an  ar ea with demonstrated availability 
of needed publ ic services and facilities, protection of prime agricultural soils, and i f the change 
is needed to provide a sufficient supply of land for the population of the community or area. 
 
Purpose and Character Statements 
Each land use category is defined in the Framework for Planning, a component of the General 
Plan, using purpose and character statements. These statements are to be used as criteria for 
evaluating whether a General Plan amendment is appropriate for a specific site. The statements 
identify suitable features or conditions for the location, extent and timing of designating a l and 
use category. 
 
Rural Residential 
The purpose statements for the Rural Residential (RR) land use category include the following: 

a) To provide for residential density at a low density compatible with a rural character 
and lifestyle which maintains the character of the open countryside and is compatible 
with surrounding agricultural uses.   
 

b) To al low l imited, c ompatible non -residential us es c ommensurate w ith r ural par cel 
sizes.   
 

c) To emphasize residential uses in areas where agriculture is clearly a secondary use, 
or where agriculture is not feasible yet large open areas are maintained as a part of a 
residential lifestyle.   
 

d) To enc ourage a gricultural and ot her open s pace us es as  pa rt t ime or  i ncidental 
“hobby” activities, such as horse raising or specialty farming.   

 
Character of Areas Designated as Residential Rural 

a) Areas of existing small-acreage parcels no more than three miles from urban reserve 
lines that are not commercially viable for agriculture, where the average parcel size 
within any contiguous area is below 19 acres. 
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b) Areas that are outside of urban and village areas and connected to them by county-
maintained r oads, al though ex ceptions may be obs erved for ex isting ol der 
subdivided areas. 
 

c) Areas with slopes generally less than 30%. 
 

d) Areas with marginal agricultural soils. 
 

e) Areas w ith a r ural l andscape hi gh i n v isual q uality ( for ex ample, w oodlands, hi lls, 
rock formations, existing agriculture and ag accessory buildings) where clustering of 
allowed dens ities t o l ess s ensitive por tions o f a  s ite i s enc ouraged t o b e r equired 
through planning area standards. 
 

f) Areas generally free of fragile natural resources. 
 

g) Areas where growth w ill not  be pr emature with respect to u tility and publ ic service 
capacities, or in conflict with agricultural, commercial, or industrial uses. Light 
agricultural uses are to be encouraged. 
 

h) Areas w here hor ses a nd ot her similar farm animals ar e al lowed a ccessory to 
residential uses. 
 

i) Areas where public services demands are limited, septic tanks and individual wells 
can suffice for required water and sewer capability. 

 
Staff Response 
While the project site is presently designated Agriculture, its size, soil type, and water availability 
are not sufficient for intensive agricultural production. The site generally meets the Residential 
Rural purpose and character statements. The parcels will be large enough to sustain dry farm 
‘hobby’ agricultural activities. There are land uses near the site that are zoned Residential Rural 
and Residential Suburban, which has an even smaller minimum parcel size of 2.5 acres in this 
area. There are no combining designations or environmentally sensitive resources 
 
General Goals of the Land Use Element 

Some applicable general goals of the Land Use Element include the following: 
 

Environment • Balance t he c apacity for gr owth al lowed b y t he Land U se E lement w ith t he s ustained 
availability of resources.   

 
Distribution of Land Uses • Maintain a di stinction between urban and r ural development by providing for rural uses 

outside o f ur ban and v illage ar eas w hich ar e pr edominately agr iculture, l ow-intensity 
recreation, residential, and open space uses, which will preserve and enhance the 
pattern of identifiable communities.   
 • Identify important agricultural, natural, and other rural areas between cities and 
communities, and work with landowners to maintain their rural character.   

 
Staff Response 
Changing the Land Use Category from Agriculture to Residential Rural is generally compatible 
with the above goals.  The project site is currently developed with two residences. The proposed 
restrictions would ensure that no additional residential units are developed on the property. As a 
result, no substantial impacts relating to new residential units are anticipated to occur. The 
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limitation on number of parcels and the prohibition of secondary dwellings will ensure that 
development will remain at a low density and that the rural quality of the area is maintained. 
 
Strategic Growth 
The B oard o f S upervisors r ecently adopt ed Ordinance 3176,  a mending the Fr amework for 
Planning to include strategic growth principles: 

 
1. Preserve open s pace, s cenic nat ural beaut y, and s ensitive en vironmental ar ea.  

Conserve energy r esources.  Conserve a gricultural resources and protect a gricultural 
land.   

 
2. Strengthen and direct development towards existing and strategically planned 

communities.   
 

3. Foster distinctive, attractive communities with a strong sense of place.   
 

4. Create walkable neighborhoods and towns.   
 

5. Provide a variety of transportation choices.   
 

6. Create a range of housing opportunities and choices. 
 

7. Encourage mixed land uses.   
 

8. Take advantage of compact building design.   
 

9. Make development decisions predictable, fair, and cost effective.   
 

10. Encourage community and stakeholder collaboration.   
 

11. Strengthen regional cooperation.   
 
The p roposal w ill al low subdivision of  a pa rcel, but w ill not  af fect t he residential dens ity.  A s 
such, the project is essentially neutral relative to the strategic growth principles.   
 
One particular strategic growth principle that this in potential conflict with this project is Policy 
2.2: “Avoid establishing or expanding Residential Rural and Residential Suburban areas outside 
of urban or village areas.”  This proposal would introduce the Residential Rural category to an 
area outside of urban and village reserve lines.   
 
This pol icy i ntends t o av oid e xpanding r esidential dev elopment at  s uburban de nsities. 
Residential de velopment at  a l esser dens ity is generally c onsistent with ot her s mart growth 
principles that promote retaining rural areas in open space.  This project would be l imited by a 
planning area standard that will limit any future subdivision to two parcels and prohibit 
secondary residences.   
 
The C lean A ir P lan al so i ncludes s trategic growth pol icies, i ncluding one s uch pol icy which 
discourages the fracturing o f rural l ands by  s ubdivision.  This pol icy s tates t hat rural a reas 
should be used for agriculture, open space, and v ery low density residential development (i.e. 
parcels o f 20 ac res or  greater).  T he pr oposed pr oject c ould r esult i n s ubdivision of  t he s ite 
down to 2 parcels of approximately 7 acres each; however the project would not increase the 
density because any future subdivision would be l imited to two parcels, which qualifies as low 
density development.   
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Timing  
The proposed category change from Agriculture to Residential Rural is not premature because 
adding t he pr oject s ite i s not  ant icipated t o a ffect development pat terns due t o t he r estrictive 
planning area standards proposed.   
 
Additionally there is an existing well on the property that produces 10 gallons per minute and is 
shared by the two existing residences on the property. The water supply and soil type for the 
parcel is poor and limits the agricultural uses on site. 
 

Vicinity 
The project site is located at 6505 M onte Road, San Luis Obispo on t he east side of Highway 
101 at the intersection of San Luis Bay Drive and Monte Road, approximately 3 m iles south of 
the City of San Luis Obispo. The land use designation surrounding the property is a combination 
of Residential Suburban, Residential Rural, Agriculture, and Commercial Retail.  
 
Cumulative Effects of the Request  
This parcel is smaller than the minimum parcel size (20 acres) for the Agriculture land use 
category, and therefore, cannot be subdivided. The Residential Rural land use category 
provides for a minimum parcel size of 5 ac res. In order to reduce potential impacts from future 
development, the applicant further proposes the following restrictions: 
 

(1) Any future subdivision would be limited to two parcels; and 
(2) Secondary residences would be prohibited.   

 
As indicated in the following table, the above restrictions would result in no net increase in 
residential development on t he subject pa rcel. The s ite i s presently dev eloped w ith t wo uni ts 
(one primary, one s econdary) on one par cel. Future subdivision would be limited to creation of 
two parcels, each with one primary unit.   
 

Development Feature 

Land Use Category 

Current: 
Agriculture 

Residential Rural 
Proposed: 

Residential Rural 
+ Restrictions 

Minimum Parcel Size > 20 acres 5 acres 5 acres 
Potential Parcels 1 parcel 3 parcels 2 parcels 
Secondary Residences Allowed Allowed Prohibited 
Potential Residential Units 2 units 6 units 2 units 
 
Therefore, it is not anticipated that this amendment would induce further growth in this area.   
 
 
COMMUNITY ADVISORY GROUP COMMENTS 
The Avila Valley Advisory Council (AVAC) supports the proposed change in the land use 
designation from Agriculture, in conjunction with a Planning Area standard that requires future 
land division to create parcels of 9 and 7.74 acres (meeting date, July 18, 2014).   
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AGENCY INVOLVEMENT 

Public Works Department: 
Recommended no increase to the development density. 
 
Agricultural Commissioner’s Office: 
Based on soil types and existing parcel size the project site does not meet the criteria for an 
Agricultural designation. Will this proposal increase pressure to convert adjacent agricultural 
land to a rural residential land use pattern? Should agricultural uses be allowed if they increase 
water use? 
 
CAL FIRE: 
Provides information regarding dead-end road length, vegetation clearance, and other standard 
fire safety requirements.   
 
Air Pollution Control District (APCD): 
APCD does not support this project or this type of development because it could increase the 
development potential. 
 
Responded with No Comments: • Environmental Health • General Services 
 
No Response Received: • Cal Trans • California Department of Fish and Game • City of City of San Luis Obispo • Heal SLO • Native American Heritage Commission 
 
 
Attachments 
Exhibit A - Findings 
Exhibit B - LRP2013-00016:B - Proposed Land Use Category Map Changes 
Exhibit C - LRP2013-00016:C - Proposed Land Use Ordinance Changes 
Exhibit D - Graphics 
Exhibit E - Guidelines for Land Use Category Amendments 
Exhibit F - General Goals of the Land Use Element 
Exhibit G - Purpose and Character Statements for Residential Rural  
Exhibit H - Referral Responses 
 
Staff report prepared by Holly Phipps and reviewed by Ryan Hostetter, Senior Planner. 
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EXHIBIT A  
 

FINDINGS 
 
 
 

 

CEQA Exemption 
A. The pr oject qualifies for a G eneral R ule E xemption pur suant t o C EQA G uidelines 

Section 15061 (b)(3) because the project consists of changing the land use category of 
an ex isting 16.74 ac re parcel zoned Agriculture t o Residential Rural. A P lanning A rea 
Standard is also proposed which will l imit any future subdivision to two parcels and will 
prohibit s econdary r esidences, t hus no t al lowing t he c onstruction of  addi tional 
residences. The pr ohibition of  s econdary dw ellings w ill ens ure t hat dev elopment w ill 
remain at  a l ow dens ity and that t he rural quality of  t he area is maintained. While t he 
project site is presently designated Agriculture, its size, soil type, and water availability 
are not sufficient for intensive agricultural production. As a result, no substantial impacts 
are anticipated to occur and it can be seen with certainty that there is no possibility that 
the project may have a significant effect on the environment. 

 

Land Use Ordinance/Land Use Element 
B. The proposed amendment is consistent with the Land Use Element and other adopted 

elements of the general plan because all proposed uses, as limited by the planning area 
standards, are allowed under Table 2-2 for the Residential Rural land use category. 

 
C. The proposed amendment is consistent with the Land Use Element and other adopted 

elements of the general plan because the change is consistent with the general goals of 
the Land Use Element. 

 
D. The proposed amendment is consistent with the guidelines for amendments to the Land 

Use Element as follows:  
  The proposal will not alter the rural character of the area. 

  The p roposal i s be c ompatible w ith t he s urrounding rural and agr icultural 
uses. 

 
E. The proposed amendment will protect the public health, safety and welfare of the area 

residents by allowing for development that is compatible with the existing development 
of the surrounding area and the county’s general plan. 
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EXHIBIT B  
 

LRP2013-00016:B - PROPOSED LAND USE CATEGORY MAP CHANGES 
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(5) Exterior colors.  Residences shall use dark, muted, earth-toned colors for 
all exteriors, including roofing.  Colors must have a value and chroma of 
less than 6 on the Munsell scale.  Applicants shall submit a colors and 
materials board with any application for construction or land use permits.   

 
(6) Height.  Residential and residential accessory structures shall be limited to 

a maximum height of 25 feet above average natural grade.   
 
(7) Roofing.  Building architecture shall include hip roofs with a minimum 

pitch of 3:12.   
 
(8) Overhangs.  Building architecture shall include deep overhangs for any 

elevation visible from Highway 101.   
 
(9) Lighting.  All exterior lighting fixtures visible from Highway 101 shall be 

dark sky certified or equivalent.   
 

(10) Erosion control.  An erosion and sedimentation control plan shall be 
prepared prior to any proposed site work.  The erosion and sedimentation 
control plan shall comply with the required contents and standards in 
Chapter 22.52 of the Land Use Ordinance.   

 
(11) Drainage plan.  Land use permit, subdivision, construction, and grading 

permit applications shall include a drainage plan in compliance with 
Chapter 22.52 of the Land Use Ordinance.  All future construction shall be 
in conformance with the San Luis Obispo Creek Watershed Drainage and 
Design Manual.   

 
(12) Habitat assessment.  Prior to any site disturbance, a qualified biologist 

shall conduct a habitat assessment of the watercourses on the project site, 
in accordance with County and Department of Fish and Game protocol, to 
determine if California red-legged frog (CRLF) or southwestern pond turtle 
(SWPT) exist on the site.  If these species do not exist on the site, no 
further study needs to be undertaken.  BR-7. If CRLF and/or SWPT 
exist(s) on site, the applicant and the project biologist shall consult with the 
California Department of Fish and Game (CDFG) and/or the US Fish and 
Wildlife (USFWS), as applicable, prior to site disturbance to determine 
appropriate measures to be undertaken in order to ensure significant 
impacts will not occur.  At a minimum, the following measures shall occur: 
 
(a) The project biologist shall demonstrate that they are qualified to 

conduct the appropriate biological work to the satisfaction of the 
Department of Fish and Game and/or the US Fish and Wildlife 
Service (as applicable).   

 
(b) The approved biologist shall conduct a training session for all 

construction personnel prior to commencement of site 
disturbance.  At a minimum, the training shall include a description 
of the CRLF and/or SWPT and their habitat, the specific measures 
that are being implemented to conserve the CRLF and/or SWPT 
for the current project, and the boundaries where site disturbance 
may occur. 

 
(c) The project biologist shall have the authority to stop work or 

redirect work to occur in areas that will not disturb the 
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individual(s), or to relocate the individual(s) pursuant to USFWS / 
CDFG guidelines.   

 
(d) The approved biologist shall be present at the work site until all 

CRLF / SWPT have been removed, workers have been instructed, 
and disturbance of habitat has been completed.   

 
(e) During construction/ground disturbing activities, all trash that may 

attract CRLF and/or SWPT predators will be properly contained, 
removed from the work site, and disposed of regularly.  Prior to 
occupancy or final inspection, whichever occurs first, all trash and 
construction debris will be removed from work areas. 

 
(f) During construction/ground disturbing activities, all refueling, 

maintenance, and staging of equipment and vehicles shall occur at 
least 100 feet from riparian habitat or water bodies and in a 
location where a spill would could not drain directly toward aquatic 
habitat.   

 
(13) Permits.  Prior to site disturbance, the applicant shall demonstrate to the 

County that they have obtained any and all necessary permits from the 
California Department of Fish and Game and the US Fish and Wildlife 
Service, or demonstrate that such permits are not necessary.   

 
b. Use restriction – Area B.  All land uses identified by Section 22.06.030 as 

allowable, permitted, or conditional uses in the RR land use category may be 
authorized in compliance with the land use permit requirements of that section, 
except that such uses in Area B (Figure 106-7) shall be limited to: crop production 
and grazing, and pipelines and transmission lines.   

 
c. New land divisions.   

 
(1) The minimum parcel size shall be 40 acres.   
 

 
(2) Subdivision of Area A (Figure 106-7) shall require the granting of an open 

space easement covering at least 85 percent of the site.  The open space 
easement agreement shall include the following restrictions: 

 
(a) Prohibition on grazing and/or crop production within the open 

space easement area.   
 
(b) Prohibition on planting of ornamental vegetation within the open 

space easement area.   
 
(c) Requirement that development of new water sources and systems 

within the open space easement area be done in such a manner as 
to avoid any impact to or removal of oaks and/or manzanitas.   

 
(3) Building envelopes for subdivision of Area A (Figure 106-7) shall be 

established in an area with average slopes of less than 30 percent.   
 
(4) Subdivision of Area A (Figure 106-7) shall comply with the mitigation 

agreement recorded as Instrument 1997-071413 of Official Records, and 
any subsequent mitigation agreements that supersede or amend this 
agreement.  The applicant shall enter into a mitigation agreement with the 
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County of San Luis Obispo, reaffirming the measures identified in 
Instrument 1997-071413.  The new mitigation agreement shall also 
incorporate all applicable planning area standards identified in Subsections 
D.5.a and D.5.c.  

 
10. Monte Road – South.  The following standards apply to the site as shown in Figure 96.15.5 

as Monte Road. 
 

a. Parcel Size. The minimum parcel size for new land division in Monte Road South 
shall be 5 acres. No more than two parcels shall be allowed in any subsequent 
subdivision on the 16.74 acre parcel. 
 

b. Density limitation. Residential density in Monte Road South area shall be limited 
to a maximum of one primary single family residence for each 5 acre parcel. No 
secondary residences shall be allowed.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Figure 96-15.5: Monte Road South 
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EXHIBIT D 
 

GRAPHICS 
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EXHIBIT E 
 

GUIDELINES FOR LAND USE CATEGORY AMENDMENTS 
FRAMEWORK FOR PLANNING - PART I OF THE LAND USE ELEMENT 

 
1. Existing planning policies.  Whether the proposed land use category is consistent with 

the following: 
 

a. Applicable policies in the various elements of the General Plan (Land Use, Open 
Space, Conservation, Circulation, Housing, Safety, Noise); 

 
b. The general g oals i n Chapter 1 o f Fr amework f or P lanning ( Part I  o f t he Land 

Use Element); 
 

c. The pu rpose and c haracter s tatements for l and us e c ategories i n S ection B , 
description of land use categories; 

 
d. Uses listed in Table 2.2, list of allowable uses; and 

 
e. The t ext, s tandards an d m aps of  the ar ea pl ans ( Part I I o f t he Land U se 

Element). 
 
2. Area character. Whether t he pr oposed l and u se c ategory i s c ompatible w ith al lowed 

land uses in surrounding land use categories.  Whether the potential types of 
development resulting from a pr oposed amendment would adversely affect the existing 
or planned appearance of the countryside, neighborhood and style of development in the 
surrounding area. 

 
3. Environmental impacts. T he p roposed am endment s hould not  enabl e dev elopment 

that w ould c ause pot ential s ignificant adv erse env ironmental i mpacts as det ermined 
through an env ironmental det ermination p repared by  t he Office o f the E nvironmental 
Coordinator, unless such impacts can be adequately mitigated or a statement o f 
overriding considerations can be adopted in accordance with the California 
Environmental Quality Act. 

 
4. Accessibility/circulation. Whether the site of the proposed amendment is located with 

convenient access to a road system in the vicinity that is adequate to accommodate the 
traffic generated by the type and intensity of development allowed by the amendment. 

 
5. Soils classification.  Whether the proposed amendment gives consideration to 

protecting prime agricultural soils (SRR Class I and II, irrigated) for potential agricultural 
use. Proposals in other soil c lassifications should be r eviewed together with other s ite 
features to det ermine i f the pr oposed am endment could unnecessarily l imit, r educe or  
eliminate potentially viable agricultural uses. 

 
6. Slope and other terrain characteristics. Whether site terrain would be predominantly 

retained i n i ts ex isting c onfiguration by  dev elopment enabl ed by  the pr oposed 
amendment? Whether dev elopment resulting f rom t he proposed amendment would 
retain t he ov erall c ontour o f a site s uch that more i ntensive dev elopment oc curs o n 
flatter land and low-density development is accommodated by steeper terrain. 

 
7. Vegetation. Whether the proposed amendment enables development that would retain 

significant v egetation s uch as  oa k w oodlands or  ot her mature tree forests and  nat ive 
plant communities that provide wildlife habitat or include rare and endangered plant or 
animal species. 

Attachment 1-C Planning Commission Staff Report

Page 17 of 33



Planning Commission 
General Plan Amendment LRP2013-00016 / Mazzone 
Page 16 

 

 
8. Hazards. Whether the proposed amendment has been evaluated with respect to 

potential bui lding l imitations due to flood, fire o r g eologic hazards, so t hat subsequent 
development will be feasible in relation to the uses allowed by the proposed amendment. 

 
9. Existing parcel size and ownership patterns. Whether the proposed amendment 

enables development of a type and scale consistent with surrounding parcel sizes and 
ownership patterns. 

 
10.  Availability of public services and facilities. Whether the proposed amendment is 

located in an area with demonstrated availability of needed publ ic services and facilities 
and, where applicable, whether it is suitable for on -site sewage disposal and has  an 
adequate groundwater supply.  To the extent that proposed amendments will create a 
demand for services, amendments i n the urban and vi llage ar eas should dem onstrate 
that services for water supply, sewerage, streets, public safety, schools and parks are 
planned to be av ailable within the horizon year of the applicable area plan, or a c apital 
improvement p rogram i s i n e ffect to p rovide f or any  s uch s ervices t hat ar e c urrently 
deficient, or  s uch s ervices and f acilities will be pr ovided as  a r esult of  app roved 
development following the amendment. 

 
11. Land inventory. Whether t he amendment, w ith t he us es i t would al low, i s needed t o 

provide a  sufficient s upply of  l and for the population o f the c ommunity or ar ea that i s 
projected within planned resources, services and facilities. 
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EXHIBIT F 
 

General Goals of the Land Use Element 
 
 
A. GENERAL GOALS 
 
The following g oals de scribe t he fundamental pur poses for t he Lan d U se E lement an d 
Circulation Element.  These general goals provide the basis for defining the 13 land use 
categories and for determining the land areas to which they are applied.  M ore detailed goals, 
objectives and policies that address specific planning issues are presented in the other chapters 
of this report and i n the area plans.  T he provisions of the Land Use and C irculation Elements 
are designed to carry out these goals.  Proposed amendments to specific policies or the land 
use category maps should also carry out these goals.  The policies and p rovisions of the Land 
Use Element should: 
 
Environment 
1. Maintain and pr otect a  living env ironment that is s afe, heal thful and pl easant for al l 

residents by conserving nonrenewable resources and replenishing renewable resources. 
 
2. Balance t he c apacity for gr owth al lowed b y t he Land U se E lement w ith t he s ustained 

availability of resources. 
 
Air Quality 
3. Preserve and protect the air quality of the county by seeking to attain and maintain state 

and federal ambient air quality standards. 
 
4. Determine, and mitigate where feasible, the potential adverse air quality impacts of new 

development. 
 
5. Minimize the generation of air pollutants from projected growth by implementing land use 

policies and programs that promote and encourage the use of transportation alternatives 
to the single-passenger vehicle and minimize travel distance and trip generation. 

 
Population Growth 
6. Provide f or a s ustainable r ate o f or derly development w ithin t he planned capacities o f 

resources and services and the county's and citizens' financial ability to provide them. 
 
Distribution of Land Uses 
7. Encourage an urban environment that is an orderly arrangement of buildings, structures 

and open space appropriate to the size and scale of development for each community. 
 
8. Maintain a di stinction between urban and r ural development by providing for rural uses 

outside o f ur ban and v illage ar eas w hich ar e pr edominately agr iculture, l ow-intensity 
recreation, residential a nd open s pace us es, which w ill pr eserve and enhanc e the 
pattern of identifiable communities. 

  
9. Identify i mportant a gricultural, na tural an d o ther r ural a reas be tween c ities and 

communities and work with landowners to maintain their rural character. 
 
10. Encourage the protection of agricultural land for the production of food, fiber, and ot her 

agricultural commodities. 
 
 
 

Attachment 1-C Planning Commission Staff Report

Page 19 of 33



Planning Commission 
General Plan Amendment LRP2013-00016 / Mazzone 
Page 18 

 

 
Phasing of Urban Development 
11. Design and maintain a land use pattern and population capacity that is consistent with 

the capacities of existing public services and facilities, and their programmed expansion 
where funding has been identified. 

 
12. Encourage the phasing of urban development in a compact manner, first using vacant or 

underutilized "infill" parcels and lands next to existing development. 
 
Residential Land Uses 
13. Locate urban residential densities within urban or village reserve lines near employment 

areas, while protecting residential areas from incompatible and undesirable uses. 
 
Commercial and Industrial Land Uses 
14. Designate a pattern of strategically located commercial and/or industrial areas 

compatible w ith ov erall land us e t hat i s c onvenient t o pat rons, r ealistically r elated t o 
market dem and and t he needs  of  t he c ommunity, and near  ar eas des ignated for 
residential use. 

 
Public Services and Facilities 
15. Provide additional public resources, services and facilities to serve existing communities 

in sufficient time to avoid overburdening existing resources, services and facilities. 
 
16. Avoid the use of public resources, services and facilities beyond their renewable 

capacities, and monitor new development to ensure that its resource demands will not 
exceed existing and planned capacities or service levels. 

 
17. Finance the cost of additional services and facilities from those who benefit by providing 

for dedications, in-lieu fees or exactions. 
 
18. Locate new and additional public service facilities on existing public lands where 

feasible, allowing for sufficient buffers to protect adjacent rural and agricultural areas. 
 
Circulation 
19. Integrate land use and transportation planning in coordination with cities to ensure that 

traffic and transportation demands can be safely and adequately accommodated. 
 
20. Design a t ransportation system t hat provides s afety w ithin feasible economic and  

technical means, preserves important natural resources and features, promotes the 
esthetic quality of the region and minimizes adverse environmental changes. 

Administration 

21. Work toward minimizing administrative delays and costs to fee payers in the 
administration of the Land Use Element.  Simplify development review procedures and 
provide incentives for development to locate where plan policies encourage it to occur. 

 
22. Work closely with cities to provide continuity between city and county land use planning 

and to achieve common land use goals through reciprocal agreements. 
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EXHIBIT G 
 

PURPOSE AND CHARACTER STATEMENTS 
FRAMEWORK FOR PLANNING - PART I OF THE LAND USE ELEMENT 

RESIDENTIAL RURAL LAND USE CATEGORY 

 

Purpose 
a.   To provide for residential development at a low density compatible with a rural character 

and life-style which maintains the character of the open countryside and is compatible 
with surrounding agricultural uses. 

 
b.   To allow limited, compatible non-residential uses commensurate with rural parcel sizes. 
 
c.   To emphasize residential uses in areas where agriculture is clearly a secondary use, or 

where agriculture is not feasible yet large open space areas are maintained as part of a 
residential life-style. 

 
d.  To encourage agricultural and other open space uses as part-time or incidental "hobby" 

activities, such as horse raising or specialty farming. 
 
Character 
a.  Areas o f ex isting s mall-acreage par cels no m ore t han t hree miles from ur ban r eserve 

lines t hat ar e not  commercially viable f or a griculture, w here t he av erage par cel s ize 
within any contiguous area is below 19 acres. 

 
b.  Areas t hat ar e ou tside of ur ban and v illage ar eas and c onnected to them by  c ounty-

maintained r oads, although exceptions m ay be  obs erved f or ex isting ol der s ubdivided 
areas. 

 
c. Areas with slopes generally less than 30%. 
 
d. Areas with marginal agricultural soils. 
 
e.  Areas with a rural landscape high in visual quality (for example, woodlands, hills, rock 

formations, existing agriculture and ag accessory buildings) where clustering of allowed 
densities t o l ess s ensitive por tions o f a site i s enc ouraged t o be required t hrough 
planning area standards. 

 
f. Areas generally free of fragile natural resources. 
 
g. Areas w here g rowth will not  be pr emature with r espect t o ut ility and  publ ic s ervice 

capacities, or in conflict with agricultural, commercial, or industrial uses. Light agricultural 
uses are to be encouraged. 

 
h. Areas where horses and other similar farm animals are allowed accessory to residential 

uses. 
 
i. Areas where public services demands are limited, septic tanks and individual wells can 

suffice for required water and sewer capability. 
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EXHIBIT H  
 

REFERRAL RESPONSES 
 
 
 

Responded with Comments  (Attached) 

Public Works 
Agricultural Commission 
Cal Fire 
Air Pollution Control District 
Environmental Health 
General Services 
Avila Valley Advisory Council  
 
Responded with No Comments  (Attached) 

General Services 
 
No Response Received 
Cal Trans 
California Department of Fish and Game 
City of City of San Luis Obispo 
Avila Valley Advisory Council 
Heal SLO 
Native American Heritage Commission 
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